
 

EXHIBIT G 

Current and Proposed Zone Designations 

Current Zone Previous Zone(s) 

Residential Zones 

RS-1A 
Residential Single Unit, 1 acre 

minimum lot size 
A-1 

One-Family Residence Zones 

RS-25 
Residential Single Unit, 25,000 square 

foot minimum lot size 
A-2 

RS-15 
Residential Single Unit, 15,000 square 

foot minimum lot size 
E-1 

RS-10 
Residential Single Unit, 10,000 square 

foot minimum lot size 
E-2 

RS-7.5 
Residential Single Unit, 7,500 square 

foot minimum lot size 
E-3 

RS-6 
Residential Single Unit, 6,000 square 

foot minimum lot size 
R-1 

R-2 Two-Unit Residential R-2 Two-Family Residence 

R-M Residential Multi-Unit R-3 Limited Multiple-Family Residence  

R-MH Residential Multi-Unit and Hotel R-4 Hotel-Motel-Multiple Residence  

Commercial and Office Zones 

O-R Office Restricted R-O Restricted Office 

O-M Office Medical C-O Medical Office 

C-R Commercial Restricted 
C-P, C-1, 

C-L 
Restricted Commercial 

C-G Commercial General C-2 Commercial 

Manufacturing Zones 

M-C Manufacturing Commercial C-M Commercial Manufacturing 

M-I Manufacturing Industrial M-1 Light Manufacturing 

Coastal-Oriented Zones 

CO-HR Coastal-Oriented Hotel and Restaurant  HRC-1 Hotel and Related Commerce 1 

CO-HV 
Coastal-Oriented Hotel and Visitor-

Serving  
HRC-2 Hotel and Related Commerce 2 

CO-H Coastal-Oriented Harbor  HC Harbor Commercial 

CO-CAR 
Coastal-Oriented Commercial, Arts and 

Recreation  
OC Ocean-Oriented Commercial 
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Current Zone Previous Zone(s) 

CO-MI 
Coastal-Oriented Manufacturing 

Industrial 
OM-1 Ocean-Oriented Light Manufacturing 

Park and Recreation Zone 

P-R Park and Recreation PR Park and Recreation Zone 

Overlay Zones 

ACS Auto, Commercial, and Services  P-D Planned Development Zone 

CZ Coastal Zone S-D-3 Coastal Overlay Zone 

HWMF Hazardous Waste Management Facility HWMF Hazardous Waste Management Facility 

PUD Planned Unit Development PUD Planned Unit Development Zone 

RD Research and Development 
C-X 

Research and Development and 

Administrative Office Zone 

RH Resort Hotel R-H Resort-Residential Hotel Zone 

SRP San Roque Park S-D-1 S-D-1 Zone 

SH Senior Housing S-H Senior Housing Zone 

USS Upper State Street Area S-D-2 S-D-2 Zone 

Specific Plan Zones 

SP1-PP Park Plaza Specific Plan SP-1 Park Plaza Specific Plan 

SP2-CP Cabrillo Plaza Specific Plan SP-2 Cabrillo Plaza Specific Plan 

 Rescinded SP-3 Mission Canyon Specific Plan 

SP4-RA Rancho Arroyo Specific Plan SP-4 Rancho Arroyo Specific Plan 

SP5-WC Westmont College Specific Plan SP-5 Westmont College Specific Plan 

SP6-AIA Airport Industrial Area Specific Plan SP-6 Airport Industrial Area Specific Plan 

SP7-RC Riviera Campus Specific Plan SP-7 Riviera Campus Specific Plan 

SP8-H Hospital Specific Plan SP-8 Hospital Specific Plan 

SP9-VM Veronica Meadows Specific Plan SP-9 Veronica Meadows Specific Plan 

SP10-LP Los Portales Specific Plan SP-10 Los Portales Specific Plan 

 



EXHIBIT H 

Hyperlinks to Previous Staff Reports, Minutes and Notes 

All of these staff reports, minutes and notes can be found on the City’s Website:  

http://www.santabarbaraca.gov/services/planning/mpe/zoning/nzomeetings.asp 

Module 1 – Use Regulations 

NZO Joint Committee Staff Report 

Module 1 as presented to the NZO Joint Committee 

NZO Joint Committee - Staff Notes 

Planning Commission Staff Report, including Module 1 

Planning Commission Minutes 

Module 2 – Development Standards 

NZO Joint Committee Staff Report 

Module 2 as presented to the NZO Joint Committee 

NZO Joint Committee Staff Reports, Exhibits except Module 2 

NZO Joint Committee - Staff Notes of 12/7/15  

NZO Joint Committee - Staff Notes of 12/14/15 

Planning Commission Staff Report, including Module 2 

Planning Commission Minutes 

Module 3 – Administration, Parking, and Temporary Uses 

NZO Joint Committee Staff Report, including Module 3 

NZO Joint Committee Staff Report, Revised Attachment 3 

NZO Joint Committee Staff Report, Revised Attachment 4 

NZO Joint Committee - Staff Notes 

Planning Commission Staff Report, including Module 3 (72 MB file) 

Planning Commission Minutes 

Current Municipal Code Titles 

Title 28 - Zoning Ordinance 

Title 29 - Airport Zoning Ordinance 

Title 22 - Environmental Policy and Construction (Design Review Bodies) 

Title 27 - Subdivisions 

Title 9 - Public Peace and Safety (Noise) 

General Plan and Local Coastal Program 

General Plan and Local Coastal Program 

http://www.santabarbaraca.gov/services/planning/mpe/zoning/nzomeetings.asp
http://civicaweb.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=167653
http://civicaweb.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=167656
http://civicaweb.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=167654
http://civicaweb.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=167643
http://civicaweb.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=167641
http://civicaweb.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=167636
http://civicaweb.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=167628
http://civicaweb.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=167637
http://civicaweb.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=168540
http://civicaweb.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=168541
http://civicaweb.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=168999
http://civicaweb.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=170947
http://civicaweb.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=174718
http://civicaweb.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=174945
http://civicaweb.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=174946
http://civicaweb.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=176055
http://civicaweb.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=176080
http://civicaweb.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=183652
http://www.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=12171
http://www.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=12172
http://www.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=12168
http://www.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=12170
http://www.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=12161
http://www.santabarbaraca.gov/services/planning/plan.asp


EXHIBIT I 

ORDINANCE NO. _______ 

 

AN ORDINANCE OF THE COUNCIL OF THE CITY OF SANTA 

BARBARA AMENDING THE MUNICIPAL CODE TITLE 29 

(AIRPORT ZONING) BY AMENDING CHAPTERS 29.10, 29.21, 

29.23, 29.25, AND 29.30, AND DELETING CHAPTER 29.97 TO 

IMPLEMENT THE NEW ZONING ORDINANCE PROJECT 

 

THE COUNCIL OF THE CITY OF SANTA BARBARA DOES ORDAIN AS FOLLOWS: 

 

SECTION ONE. Section 29.10.001 of Chapter 29.10 (Zones Established) of Title 29 of the Santa 

Barbara Municipal Code is amended to read as follows: 

 

29.10.001 Establishing and Naming Zones. 

 

 In order to classify, regulate, restrict and segregate the uses of land, buildings and structures; to 

regulate and restrict the height and bulk of buildings; to regulate the area of setbacks, yards and 

other open spaces about buildings; the territory of the Santa Barbara Municipal Airport is hereby 

divided into the following zone classifications:   

 

A-A-O   Aircraft Approach and Operation Zone 

A-F   Airport Facilities Zone 

A-C   Airport Commercial Zone 

A-I-1   Airport Industrial-1 Zone 

A-I-2   Airport Industrial-2 Zone 

G-S-R   Goleta Slough Reserve Zone 

C-RA-C-R  Airport Commercial Recreation Zone 

P-R   Park and Recreation Zone 

SP-6SP6-AIA  Airport Industrial Area Specific Plan Zone 

S-D-3CZ  Coastal Overlay Zone 

 

SECTION TWO. Section 29.21.030 of Chapter 29.11 (A-I-1 and A-I-2 Airport Industrial Zones) 

of Title 29 of the Santa Barbara Municipal Code is amended to read as follows: 

 

29.21.030 Uses Permitted. 

 

 Any of the following uses, provided that such operations are not obnoxious or offensive by 

reason of emission or odor, dust, gas, fumes, smoke, liquids, wastes, noise, vibrations, disturbances 

or other similar causes which may impose hazard to life or property.  Whether such obnoxious or 

offensive qualities exist or are likely to result from a particular operation or use shall be determined 

from the point of view of all immediately adjoining land and uses and considering the performance 

and development standards to which they are subject.   

 A. In the A-I-1 Zone: 

  The following uses are expressly permitted in the A-I-1 Zone: 

  1. Appliance and equipment service and repair. 

  2. Automobile tire installation and repair performed entirely in an enclosed building. 
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  3. Cabinet making or refinishing. 

  4. Electronic products manufacturing and sales. 

  5. Freight terminal. 

  6. Household hazardous waste facility, subject to issuance of a Conditional Use Permit. 

  7. Laboratory. 

  8. Manufacture, assembly, processing and distribution of products. 

  9. Office or retail sales incidental and accessory to any allowed use. 

  10. Public and quasi-public utility or maintenance facilities, including pump plant, 

transformer yard, switching station, service and equipment yard and similar uses. 

  11.  Recycling business, subject to the issuance of a Conditional Use Permit. 

  12. Research and development establishment and related administrative operations. 

  13. Storage and distribution warehouse. 

  14. Any use allowed in the A-F Zone. 

  15. The following open yard uses are allowed north of Francis Botello Road only: 

   a. Automobile repair and body shop. 

   b. Brick yard. 

   c. Concrete and asphalt products storage and manufacture. 

   d. Contractor's yard. 

   e. Lumber yard, including retail sales of lumber only. 

   f. Metal products storage, manufacture and distribution. 

   g. Open storage and rental of vehicles, trailers, recreational vehicles, mobilehomes, 

equipment and/or materials. 

   h. Rock, sand and gravel yard. 

  16. The following additional uses are allowed in buildings designated as a Structure of 

Merit under the provisions of Chapter 22.22 of this Code or determined to be eligible for such 

designation: 

   a. Any use allowed in the Airport Commercial (A-C) Zone. 

   b. Any use allowed in the Airport Commercial Recreation (C-RA-C-R) Zone. 

  17. Other uses determined to be appropriate by the Planning Commission. 

 B. In the A-I-2 Zone: 

  The following uses are expressly permitted in the A-I-2 Zone: 

  1. Any use allowed in the A-I-1 Zone, except household hazardous waste facility, 

recycling business and open yard uses. 

  2. Auto diagnostic center. 

  3. Bookkeeping, accounting and/or tax service. 

  4. Branch bank, branch savings and loan office, credit union or automatic teller machine, 

subject to the following provisions: 

   a. No similar facility is located within three hundred feet (300') of the subject facility. 

   b. There shall be no drive-up window or drive-up automatic teller machine. 

   c. Services are limited to deposits, check cashing, cashier and travelers checks 

issuance, acceptance of loan applications and night deposits.  Loan applications processing is 

excluded. 

  5. Convenience store not exceeding 2,500 square feet in size. 

  6. Copying and duplicating service. 

  7. Courier and small package delivery service. 

  8. Dry cleaning establishment. 
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  9. Mailing service and supply. 

  10. Motorcycle or bicycle and related accessories sales and repair. 

  11. New car agency, including accessory repair conducted entirely within a building or 

enclosed area. 

  12. Office supply sales. 

  13. Photographic shop including photographic developing. 

  14. Printing, lithographing, photocopying or publishing establishment. 

  15. Restaurant. 

  16. Secretarial service. 

  17. Temporary employment service. 

  18. Used car sales. 

  19. Any use allowed in the C-RA-C-R Zone on property immediately west of Frederic 

Lopez Road (adjacent to the C-RA-C-R Zone) when developed in conjunction with a use in the 

area zoned C-RA-C-R, immediately east of Frederic Lopez Road, as shown in the Airport 

Industrial Area Specific Plan. 

  20. Other uses determined to be appropriate by the Planning Commission. 

 

SECTION THREE. Sections 29.23.001, 29.23.005, and 29.23.030 of Chapter 29.23 (C-R 

Commercial Recreation Zone) of Title 29 of the Santa Barbara Municipal Code is amended to read 

as follows: 

 

29.23.001 In General. 

 

 The following regulations shall apply in the C-RA-C-R Airport Commercial Recreation Zone 

unless other-wise provided in this ordinance. 

 

29.23.005 Legislative Intent. 

 

 It is the intent of this zone classification to provide areas for any use or development, either 

public or private, providing pleasure, sport, amusement, exercise or other resources affording 

relaxation or enjoyment, which is operated primarily for financial gain.  Because much of the area 

in the C-RA-C-R Zone is in the floodway, many of the uses allowed are uses that would be 

compatible with al-lowed development in the floodway.  These include golf, miniature golf and 

other uses which involve minimal changes to the floodway. 

 

29.23.030 Uses Permitted. 

 

 The following uses are expressly permitted in the C-RA-C-R Zone: 

 A. Commercial Recreation, as defined in this Title. 

 B. Game Arcade, subject to issuance of a Conditional Use Permit as outlined in Chapter 29.92. 

 C. Golf course or driving range and related facilities. 

 D. Health club. 

 E. Miniature golf course. 

 F. Outdoor vendor, in association with a commercial recreation use. 

 G. Pushcart, in association with a commercial recreation use. 

 H. Restaurant. 
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 I. Restaurant, fast food. 

 J. Reverse vending machine. 

 K. Skating rink. 

 L. As shown in the Airport Industrial Area Specific Plan, any use allowed in the A-I-2 Zone 

on property immediately east of Frederic Lopez Road (adjacent to the A-I-2 Zone) when developed 

in conjunction with a use in the area zoned A-I-2, immediately west of Frederic Lopez Road. 

 M. Other uses determined to be appropriate by the Planning Commission. 

 

SECTION FOUR. Section 29.25.020 of Chapter 29.11 (Goleta Slough Reserve Zone) of Title 29 

of the Santa Barbara Municipal Code is amended to read as follows: 

 

29.25.020 Requirements and Procedures. 

 

 A. COASTAL DEVELOPMENT PERMIT REQUIRED.  In addition to any other permits or 

approvals required by the City hereafter, a Goleta Slough Coastal Development Permit shall be 

required prior to commencement of any development within the Goleta Slough Reserve Zone, 

unless specifically excluded.  A Coastal Development Permit under the provisions of Chapter 

28.44, shall not be required if the proposed project is only in the G-S-R and S-D-3CZ Zones; 

however, a Goleta Slough Reserve Coastal Development Permit shall be required, unless 

specifically excluded.  If a development is in another zone in addition to the G-S-R and S-D-3CZ 

zones, both a Coastal Development Permit under this Chapter and under Chapter 28.44 shall be 

required, unless specifically excluded.  If a development is excluded from a Goleta Slough Coastal 

Development Permit, as stated in Section 29.25.040 of this Chapter, it shall also be excluded from 

a Coastal Development Permit under Chapter 28.44 of the Municipal Code. 

 B. PERMIT PROCESS.  The regulations set forth in Chapter 28.44 of the Municipal Code, 

except as they pertain to the application for a separate Coastal Development Permit, shall apply to 

the processing of a Goleta Slough Coastal Development Permit application. 

 C. SUBMITTAL REQUIREMENTS.  In addition to the information required to be submitted 

with an application for a Coastal Development Permit, or any other application requirements of 

the Community Development Department, the following information must be submitted with an 

application for a Goleta Slough Coastal Development Permit: 

  1. Development Plan:  A development plan, clearly and legibly drawn, the scale of which 

shall be large enough to show clearly all details thereof and shall contain the following 

information: 

   (a) Contour lines of existing grade with a minimum of two (2) foot intervals; 

   (b) Dimensions of proposed development and location of proposed use with scale, date 

and north arrow; 

   (c) Finished grade contours after completion of development or use clearly showing 

the location of all proposed grading, cut and fill; 

   (d) The location of proposed access to the development site during construction and 

after the project is completed; 

   (e) The location for the stockpiling of any dredged materials or storage of supplies and 

equipment during or after construction; 

   (f) Habitat mapping and impact assessment by a qualified wetland biologist identifying 

all upland and wetland habitat locations within at least 100 feet from any development, access 

way, storage site or disturbed area and discussion of any impacts to the wetland or the 100 foot 
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buffer along the periphery of the wetland.  Wetland delineations shall be prepared in accordance 

with the definitions of Section 13577(b) of Title 14 of the California Code of Regulations; 

   (g) An identification of habitat area that supports rare, threatened, or endangered 

species that are designated or candidates for listing under State or Federal law, “fully protected” 

species and/or “species of special concern,” and plants designated as rare by the California Native 

Plant Society; 

   (h) Water Quality Mitigation Plan (WQMP) and Stormwater Pollution Prevention Plan 

(WQMP) and Stormwater Pollution Prevention Plan (SWPP) details consistent with the criteria of 

LUP Policies C-12 and C-13. 

  2. Written description of the project including the purpose of the project and an 

anticipated schedule for construction and completion. 

  3. Elevations of the proposed structure from all sides. 

  4. Written comment on the proposed use or development from the State of California 

Department of Fish and Game.  Review by the Department of Fish and Game shall be coordinated 

through the City of Santa Barbara Community Development Department Staff. 

  5. An identification and description of rare, threatened, or endangered species, that are 

designated or candidates for listing under State or Federal law, and identification of “fully 

protected” species and/or “species of special concern,” and plants designated as rare by the 

California Native Plants Society, and avoidance, mitigation, restoration and monitoring 

measures/plan details consistent with the criteria of LUP Policies C-14 and C-15; and 

  6. Written description and impact assessment of sensitive archaeological or other 

culturally sensitive resources and details of avoidance, mitigation and monitoring measures 

necessary to avoid potential impacts. 

  7. Other information reasonably required by the Community Development Department. 

 D. NOTICING.  Refer to Chapter 28.44 for noticing requirements.  

 

SECTION FIVE. Sections 29.30.005, 29,30.030 and 29,30.090 of Chapter 29.30 (Airport 

Industrial Specific Plan (SP-6) Zone) of Title 29 of the Santa Barbara Municipal Code is amended 

to read as follows: 

 

29.30.005 Legislative Intent. 

 

 It is the purpose of the Airport Industrial Area Specific Plan (SP-6SP6-AIA) Zone to establish 

the boundaries of a Specific Plan area on the northern portion of the Santa Barbara Municipal 

Airport property.  The boundaries are included in the Specific Plan, which is a separate document 

and is incorporated herein by reference.  This Specific Plan sets out development policies and 

actions for this area. 

 

29.30.030 Uses Permitted. 

 

 The uses permitted in the SP-6SP6-AIA Zone are outlined in the various zones established at 

the Airport.  
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29.30.090 Other Regulations. 

 

 A. The portion of the Specific Plan that is located north of Hollister Avenue shall be effective 

upon adoption of the Airport Industrial Area Specific Plan and the establishment of the SP-6SP6-

AIA Zone.  The portion of the Specific Plan that is located south of Hollister Avenue and, 

therefore, in the Coastal Zone, shall be effective upon certification by the California Coastal 

Commission. 

 B. For vacant parcels at the Santa Barbara Municipal Airport, development allowed on such 

vacant parcels under the provisions of Chapter 28.85 of this Code may be relocated to other City-

owned parcels at the Airport if it can be found that the vacant parcel from which the potential 

square footage is being relocated shall be used for: 1) parking; 2) required open space; 3) Airport 

operations such as those allowed in the A-A-O Zone described in Chapter 29.12; 4) open space; 

or 5) wetland protection or mitigation in the G-S-R Zone described in Chapter 29.25 of this Code 

or other similar non-habitable uses.  Otherwise, vacant land square footage is subject to all other 

provisions of Chapter 28.85 of Title 28 of this Code. 

 C. Small additions allowed at the Airport under Chapter 28.85 may be relocated to other City-

owned parcels at the Airport even though such relocation may result in more than one small 

addition on a given parcel.  Otherwise, small additions are subject to all other provisions of Chapter 

28.85 of Title 28 of this Code. 

 

SECTION SIX. Section 29.97.001 of Chapter 29.97 (Occupancy) of Title 29 of the Santa Barbara 

Municipal Code is deleted as follows: 

 
29.97.001 Certificate of Occupancy. 
 
 Certificates of Occupancy shall be required as set forth in Chapter 28.97 of Title 28, the Zoning 

Ordinance (Part 27 of Ordinance No. 2585). 





















Addendum to Certified Final Environmental Impact Report for the 2011 General Plan [CFEIR State 
Clearinghouse #2009011031] for New Zoning Ordinance, February 7, 2017 

EXHIBIT A 
PROJECT DESCRIPTION: NEW ZONING ORDINANCE SUMMARY OF MAJOR TOPICS 

 

  

OVERALL CHANGES PROPOSED BY THE NEW ZONING ORDINANC PROJECT 
The New Zoning Ordinance includes substantial organizational and formatting changes, with 
other changes to development standards to achieve the following City goals for the New Zoning 
Ordinance:  1) Restructured and easier to understand; 2) Modern and current as far as lists of 
allowed uses, practices, standards, definitions, graphics, etc.; 3) Clear in decision-making 
protocols, including some decision-making flexibility for staff and decision makers for minor 
items, and 4) Responsive to nonconforming situations created in the past. 

The nature of proposed changes range from the following: 
• No change to content; just wording, formatting or location within the Ordinance; 
• Content change for ease of use, while maintaining the intent; 
• Codifications of existing policies or administrative procedures; and 
• New or changed content affecting development and procedures. 

However, NZO does not propose any changes to the standards that control growth in the City:  
residential density, nonresidential growth limits, or building height.   

 ORGANIZATION 

Format 

The current Zoning Ordinance is primarily text-based.  NZO organizes major zoning and parking 
requirements in tables, which is helpful for understanding and quick reference.  NZO also 
includes a number of illustrations to guide readers on complicated provisions, unlike the current 
Zoning Ordinance.  The text of the Zoning Ordinance would supersede the illustration, if they 
were found to be inconsistent. 

Zone Name Changes 

NZO proposes to change the designation of most zone districts to better reflect the intent of the 
zone.  For instance, all residential zones begin with the letter, “R,” commercial zones begin with 
the letter “C,” coastal related zones begin with the letters “CO”, and all manufacturing zones 
start with the letter, “M.”  Specific Plan designations are proposed to be expanded to give the 
reader an indication of the name of the Specific Plan.  For example, the SP-4 Specific Plan 
becomes the SP4-RA (Rancho Arroyo) Specific Plan.  
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Zone Mergers and Minor Map Amendments 

For purposes of simplification, NZO proposes to combine three zones that presently have very 
similar allowed land uses and development standards into a single zone as shown in the table 
below: 

Current Zoning Ordinance NZO Number of Affected Lots 

C-P Restricted Commercial 
Zone 

C-R, Commercial Restricted 
Zone 

186 

C-L Limited Commercial Zone 3 (2 split zoned C-L/C-P) 

C-1 Limited Commercial Zone 165 (Coast Village Road 
and Foothill Triangle) 

There were minor differences between the lists of allowed uses within the three zones, but the 
overall change to the use classifications retains the intent of those three zones as neighborhood 
serving.  The uses listed in the C-P, C-L and C-1 zones are proposed to be allowed uses in the C-
R Zone, with one exception. .  The C-1 Zone allows a club or lodge by right, and NZO proposes 
to consolidate clubs and lodges into a use classification entitled, “Community Assembly,” which 
includes community centers, religious assembly facilities, private auditoriums, etc.  These uses 
would require a Conditional Use Permit in the C-R Zone 

The California Coastal Commission (CCC) has made minor changes to the northern boundary of 
the coastal zone.  In response, NZO proposes to align the northern boundary or the CZ (currently 
SD-3) zone with the new northern boundary of the coastal zone. 

 MAJOR ZONING PROVISIONS 

Fence and Hedge – Minor Zoning Exception 

Currently, fence and hedge height can be increased by 4 feet with a Minor Zoning Exception 
granted by the Community Development Director.  In most cases, design review is also required 
for these proposals.  Because the issues surrounding fences and hedges are primarily related to 
aesthetics and neighborhood compatibility, NZO proposes to transfer the authority to allow 
increased fence and hedge height to the design review bodies.  Approval findings and neighbor 
approval is required, but a notice is not currently required, and is not proposed.  Due to public 
input, changes were considered to expand the neighborhood notification for MZE’s involving flag 
lots.  However, since the original intent of the requirement for neighbor approval was for the 
benefit of the neighbor directly adjacent to the higher fence or hedge, it did not seem appropriate 
to expand this requirement beyond its original purpose. 

Setbacks and Lot Coverage for Nonresidential Uses in Residential Zones 

Currently, the Zoning Ordinance requires 25% lot coverage limitations, and double front and 
interior setbacks for nonresidential uses in residential zones.  NZO proposes to eliminate the lot 
coverage restriction and the double front setback requirement, because in most cases, either a 
Conditional Use Permit (CUP) is required which evaluates the adequacy of the setbacks and 
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development proposed, or the project involves the conversion of existing residential development 
that was previously built under residential standards.  Double front setbacks would also not 
necessarily make a nonresidential use more harmonious with the neighborhood character.  The 
Planning Commission will still retain the ability to determine whether setbacks for a particular 
use are adequate during their review of the CUP.  Double interior setbacks would still be 
required for any new construction of nonresidential uses. 

It should be noted that currently, the lot coverage limitations and double setbacks only apply to 
new construction, not the conversion of existing residential development to a nonresidential use.  
At this time, the only nonresidential use allowed by right in residential zones are hotels in the R-
MH Residential Multi-Unit and Hotel (formerly R-4) Zone. 

Setbacks for Mixed Use Buildings vs. Mixed Use Development 

Currently, the Zoning Ordinance differentiates between mixed use buildings (buildings 
containing both residential and nonresidential uses) and mixed use developments (developments 
containing both residential and nonresidential uses, but perhaps in separate buildings).  Mixed 
use buildings are required to comply with the setbacks for nonresidential buildings, which are 
generally less restrictive than residential setbacks.  Purely residential buildings, whether stand-
alone or part of a mixed use development, are required to comply with the setbacks for 
residential buildings, except projects developed under the Average Unit Density (AUD) 
program, which contains an incentive to allow purely residential AUD projects to comply with 
nonresidential setbacks in nonresidential zones.  NZO proposes to extend the existing AUD 
incentive to further promote mixed use development. 

Live-Work 

The General Plan Land Use Element contains the following direction: 

Policy LG10. Live-Work. Provide viable live-work opportunities throughout the City. 

Possible Implementation Actions to be Considered 

LG10.1 Live Work. Create a live-work land use category, zoning designation, or standards 
to enable viable live work opportunities including standards for home occupations 
in residential zones that are consistent with building codes. 

LG10.2 Establish Criteria. Establish criteria and standards for Artists’ live-work space in 
the OC or C-M zones of the City. 

NZO proposes standards for Live-Work opportunities, including limitations on the size of the 
unit, the types of nonresidential uses allowed, and the number of non-resident employees; 
reduced parking and open yard requirements; and requirements that ensure that the residential 
portion cannot be occupied separately from the nonresidential portion.  These standards are 
aimed at clearly defining the intent of a Live-Work unit. 

Front Setback for Multi-Story Buildings in the RS-6 (currently R-1) and R-2 Zones 

Currently, the front setback for the first story of a building in the R-1 and R-2 zones is 15 feet, 
and the setback for upper story portions is 20 feet.  This can pose difficulties for properties that 
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are on hillsides, where the front of a building is one story, but the back is two stories because the 
land slopes down from the street.  In those cases, the building is considered a two-story building, 
and the two-story setback would apply to the front of the building, even though it appears to be a 
one-story building from the street.  NZO proposes to change the basis of front setbacks from 
stories to discrete heights, so that in the RS-6 and R-2 Zones, the front setback for portions of a 
structure that are 15 feet or less in height would be 15 feet, and the front setback of portions of a 
structure that are greater than 15 feet in height would be 20 feet.  This would alleviate the 
difficulty described above.  This change could result in existing one-story buildings taller than 15 
feet in height to become nonconforming to the front setback. 

Veronica Meadows Specific Plan 

As part of a joint partnership with the Trust for Public Lands, Area A of the Veronica Meadows 
Specific Plan is now under the City’s stewardship. NZO proposes to rezone Area A to P-R, and to 
categorize it as Open Space.  The list of allowed uses in Area A of the VM Specific Plan includes 
common open space and passive recreation areas, so an amendment to the Specific Plan text is not 
required; however, to ensure clarity for readers, NZO proposes to amend the list of allowed uses 
to include all those uses allowed in the Open Space designation of the P-R Zone   The rezone and 
park category remain consistent with the original designation of Area A. 

Airport Zoning Ordinance (Title 29) 

As discussed above, NZO proposes to combine the existing C-P, C-L and C-1 Zones into the 
new C-R (Commercial Restricted) Zone.  The Airport Zoning Ordinance (Title 29) already 
contains C-R (Commercial Recreation) Zone.  NZO proposes to change the name of the Airport 
C-R Zone to A-C-R (Airport Commercial Recreation) Zone.  NZO also proposes to change the 
names of two zones in Title 28 that also appear in Title 29:  S-D-3 (Coastal Overlay Zone) is 
proposed to become CZ (Coastal Zone), and SP-6 (Airport Industrial Area Specific Plan) is 
proposed to become SP6 - AIA (Airport Industrial Area Specific Plan).  Staff is simultaneously 
processing an amendment to Title 29 to change these zone names.  No zoning provisions are 
proposed to be changed in the A-C-R and the SP6-AIA zones.  The Planning Commission 
supported the organization, formatting and wording of the CZ zone in Modules 2 and 3.  

Narrow the Range of Allowed Uses in the M-I Manufacturing Industrial (currently M-1) Zone 

NZO proposes to reduce the types of non-manufacturing/industrial uses in the M-1 Zone, in order 
to preserve the M-I Zone for manufacturing and industrial uses.  Additionally, NZO proposes 
limitations on the size of the area occupied by accessory uses, with the possibility of a Performance 
Standard Permit for larger sizes.  Additionally, the retail portion of a Food Preparation use, Food 
and Beverage Sales, and Eating and Drinking Establishments is proposed to be allowed as 
Accessory Use.  The Planning Commission agreed with these proposed provisions. 

NZO proposes to use parking as another tool to preserve industrial uses.  This is discussed further 
in the discussion below entitled, “Parking – Change of Use:  Industrial Uses in the Manufacturing 
Industrial Zone.”  



EIR Addendum Exhibit A – Project Description: NZO Summary of Major Topics 
Page A-5 
 
Neighborhood Markets 

In order to enable and ease establishment of limited neighborhood-serving commercial in 
residential zones (Possible General Plan Implementation Action to be Considered LG4.4), NZO 
proposes to allow neighborhood markets in residential zones with either a Conditional Use Permit 
(Residential Single Unit Zones) or with a Performance Standard Permit (all other residential, office 
and commercial zones), with specific standards.  The Planning Commissioners were split on 
whether to allow neighborhood markets in the Residential Single Unit Zones.  The allowance 
remains in NZO because there may be appropriate locations for neighborhood markets, and the 
CUP process would determine whether a proposed location is appropriate. 

Home Occupation Standards 

The current Zoning Ordinance allows home occupations (home businesses).  In order to create 
standards to enable viable live work opportunities including standards for home occupation in 
residential zones, (Possible General Plan Implementation Action to be Considered LG10.1), NZO 
proposes to clarify the operational and performance standards required for a home occupation, and 
to include a new process requiring a Zoning Affidavit to conduct a home occupation, in order to 
ensure that the resident(s) are informed for the limitations on home occupations.  Planning 
Commission agreed with the proposed provisions.  In response to a public comment, a proposal to 
allow one hair cutting chair as an allowed home occupation was removed. 

Mobile Food Vendors 

Currently, food vendors on private property are prohibited as they are classified as peddlers, and 
are regulated under the City’s Peddlers Ordinance SBMC Chapter 5.32. Recognizing that mobile 
food trucks can create a gathering place or synergy with an existing business, NZO proposes new 
allowances under the Temporary Uses Chapter for mobile food vendors on nonresidential lots in 
nonresidential zones. Limitations to the operations include number of days on a lot within a 12-
month period, hours per day and number of trucks per day. A Performance Standard Permit may 
be requested for events that exceed the limitations of a Zoning Clearance. The City Attorney’s 
Office is leading the ordinance revision effort for mobile vending on public streets. Where 
possible, aspects of the ordinances for private property and public streets have been made similar.  
The majority of the Planning Commission agreed with the proposed provisions.  One 
Commissioner felt that the provisions were too restrictive. 

Temporary Use Regulations 

NZO proposes new provisions for temporary uses, including three levels of review (Zoning 
Clearance, Performance Standard Permit and Conditional Use Permit), as well as exemptions from 
review requirements for certain uses.  Mobile Food Vendors, discussed above, are included in the 
Temporary Uses Chapter.  The majority of the Planning Commission supported the proposed 
provisions.  As mentioned in the Mobile Food Vender discussion above, one Commissioner felt 
that the limitations on Mobile Food Vendors were too strict. 

Automobile Service Stations 

NZO proposes to allow automobile fueling stations including mini-markets, and 
automobile/vehicle washing facilities with a Performance Standard Permit (PSP) in the C-R 
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(currently C-L, C-P and C-1) C-G (currently C-2) and M-C (currently C-M) Zones.  An automobile 
fueling station would be allowed by right in the M-I (currently M-1) Zone, but an 
automobile/vehicle washing facility would require a PSP in the M-I Zone. 

Community and Market Gardens 

In order to encourage voluntary private development of community gardens (Possible General Plan 
Implementation Action to be Considered LG11.4) and market gardens, NZO proposes two new 
land use classifications:  Community Gardens would be allowed in all zones by right, and Market 
Gardens would be allowed in most non-residential zones by right, and allowed in residential zones 
with either a Conditional Use Permit or a Performance Standard Permit, with restrictions.  The 
Planning Commission agreed with proposed provisions. 

MODULE 2 Discussion Topics 

Residential Unit, Building Attachment, Detached Guestrooms 

NZO proposes a number of items under this subject:  1) to reduce the minimum unit size for studios 
to 220 square feet, consistent with the building code; 2) to revise the standards for building 
attachment to address current ambiguities; 3) to codify existing policy that specifies that detached 
guestroom would not be allowed to include indoor bathing facilities, more than one sink or cooking 
facilities, and that allows applicants to request more amenities with a Performance Standard 
Permit.  Some of the Planning Commissioners felt that a 220 square foot studio was very small, 
and requested that staff check with the Housing Authority staff regarding the minimum unit size.  
Housing Authority staff confirmed that 220 square feet was adequate space for a studio unit.  The 
Planning Commission was supportive of the proposed provisions. 

Accessory Buildings and Garages, Floor Area Size 

NZO proposes two changes to Accessory Building: 

• Increase the accessory building and covered parking (garage and carport) floor area 
allowed for lots greater than 1 acre (underlined in table below); and 

• Change the way that the floor area can be used, with restrictions.  Currently, the square 
footage allowed for covered parking may only be used for covered parking (not accessory 
buildings), and the square footage allowed for accessory buildings may only be used for 
accessory buildings (not covered parking).  Therefore, if a lot less than 20,000 s.f in size is 
only required to provide one covered parking space (250 s.f.), the remaining 250 s.f. in the 
covered parking allowance cannot be used for additional accessory space (i.e. a 250 s.f. 
garage and a 750 s.f. accessory building is not allowed).  Conversely, if the lot has a two-
car garage (500 s.f.), a 500 s.f. accessory building with a garage door and vehicular access 
would not be allowed because it is covered parking.  NZO proposes to combine the two 
allowances into a single allowance that can be used for covered parking, detached 
accessory space or a combination of both.  Both of the examples described above would 
be allowed. 

The table below shows the proposed maximum totals, ranging from 1,000 to 1,750 square feet: 
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Accessory Buildings and Covered Parking 

 <20,000 s.f. 20,000 s.f.  
up to 1 ac. 

1 ac. - 3 ac. 3 ac. or larger 

Covered Parking 

Existing 

 

500 s.f. 

 

750 s.f. 

 

750 s.f. 

 

750 s.f. 

Accessory Building 

Existing 

 

500 s.f. 

 

500 s.f. 

 

500 s.f. 

 

500 s.f 

Max Total Covered Parking + 
Accessory On-Site 

Existing 

NZO Proposed 

 

 

1,000 s.f. 

1,000 s.f. 

 

 

1,250 s.f. 

1,250 s.f. 

 

 

1,250 s.f. 

1,500 s.f. 

 

 

1,250 s.f. 

1,750 s.f. 

The proposed restrictions are: 

1. The maximum detached livable floor area per lot would be limited to 500 square feet; 

2. Consistent with the current Zoning Ordinance, the maximum size of a single accessory 
structure would be limited to 1,250 square feet; and 

3. The minimum number of required covered parking spaces must be provided. 

4. Design review body approval would be required for covered parking/accessory structures 
over 500 square feet and on for covered parking structures resulting in three or more 
parking spaces, to address aesthetic concerns about larger accessory buildings. 

Nonconforming Buildings and Uses 

NZO proposes a number of clarifications and changes to the provisions regarding nonconforming 
buildings and uses, as described below. 

1. Alterations to Nonconforming Buildings 
NZO proposes to clarify and specify the types of alterations that are of concern while allowing 
most alterations that are proposed at least five feet (5’) from an interior property line on the ground 
floor to be permitted.  For example, window and door changes in the front setback will be allowed, 
but window and door changes on the second story in an interior setback will not be allowed. 

Module 2 proposed allowing increases in building height up to 42” in the setbacks, and restrictions 
on buildings constructed closer than five feet (5’) to an interior lot line, such as:  no conversions 
from garages or carports to any other use, no conversions from residential to nonresidential and 
vice versa, no new residential units in the setback, no new or relocated windows or doors closer 
than five feet (5’) in the interior setback.  The Planning Commission was supportive of those 
proposed provisions.  NZO now proposes that increases in building height up to 42” in the 
setbacks, and changes to windows within 5 feet of the interior lot line or on an upper floor be 
allowed with a Minor Zoning Exception by the Design Review bodies. 
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2. Additions to Nonconforming Structures in Setbacks 
NZO proposes to allow small first floor additions to nonconforming buildings along the same wall 
plane as the existing building, but no closer than five feet (5’) to an interior lot line.  This would 
provide relief for buildings that were legally constructed prior to the 1975 down-zone, five foot 
(5’) setback.  Currently, proposals for additions must either jog inward by one foot, an awkward 
design result, or a zoning modification must be requested, which is usually supported by staff.  A 
20 linear foot limit and a total amount of new encroachment less than or equal to the amount of 
the current encroachment is proposed as a means of regulating the size or portion of the addition 
within the setback.  The Planning Commission was supportive of the proposed provisions. 

3. Nonconforming Garages and Carports Expansion 
NZO proposes to allow “undersized” garages and carports that are nonconforming to the setbacks 
or open yard to be expanded, or demolished and rebuilt to meet the current interior size standards, 
provided that the number of parking spaces is not increased and that they do not exceed 250 square 
feet per parking space provided.  The Planning Commission was supportive of the proposed 
provisions. 

4. Nonconforming Residential Density – 250 sq. ft. Allowance 
NZO proposes minor relief through an allowance of up to 250 square feet of new floor area for use 
in either a community area such as laundry room or, in multiple areas provided that no more than 
50 additional square feet may be added to any one residential unit.  This would allow for the 
enlargement of a room, but not enough to create an additional bedroom or increase residential 
density.  The Planning Commission was supportive of the proposed provisions. 

5. Nonconforming Open Yard 
NZO proposes a provision that would allow the Community Development Director to both 
designate an area on a lot as the Nonconforming Open Yard, and to approve limited additions and 
alterations to sites that are nonconforming to the open yare requirements without the need for a 
zoning Modification.  The Planning Commission agreed with this proposed provision. 

6. Substitution of Nonconforming Uses 
The current Zoning Ordinance allows nonconforming uses to be replaced with other 
nonconforming uses of the same or more restrictive classification provided that the intensity of use 
is not increased.  This provision can be difficult to administer because there are many conflicting 
ways to measure intensity of use.  For example, a change of use from manufacturing to office could 
be seen as a de-intensification of use due to a reduction of odor/noise/dust/hazardous materials, 
but could also be seen as an intensification of use when looking at traffic generation or off-street 
parking requirements.   

NZO proposes a new concept of compatibility for addressing nonconforming uses and the 
buildings that contain them without consideration of associated traffic or parking.  Nonconforming 
uses would only be allowed to be replaced with conforming or compatible uses.  The Community 
Development Director would make a determination of whether the existing or proposed use is 
compatible or incompatible with the zone, based on a list of factors such as: other uses allowed in 
the zone, noise, odors, hazardous materials, and other detrimental effects.  The Planning 
Commission was supportive of the proposed provisions. 
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7. Buildings Containing Nonconforming Uses 
NZO proposes that buildings containing compatible nonconforming uses would be allowed to be 
structurally altered or remodeled.  Buildings containing incompatible uses would not be allowed 
to be structurally altered or remodeled; they would only be allowed to be repaired and maintained.  
The Planning Commission was supportive of the proposed provisions. 

8. New Definition of Demolition 
NZO proposes a new definition of demolition in order to address instances in which almost an 
entire nonconforming building has been removed with only “one wall standing,” and is rebuilt to 
perpetuate either a nonconforming use or other nonconforming aspect of site development.  
Enforcement is difficult under the current ordinance.  The proposed new definition would deem a 
structure to be demolished when two out of three structural elements (roof, walls and foundation) 
are more than fifty percent (50%) removed.  In Module 2, NZO proposed that no additions would 
be allowed in conjunction with the demolition and reconstruction of a nonconforming building. 
The Planning Commission was supportive of the proposed provisions.  

9. Replacement and Reconstruction of Nonconforming Nonresidential Buildings 
The existing Zoning Ordinance allows planned or voluntary replacement of one hundred percent 
(100%) of any nonconforming building if the basic exterior characteristics are unchanged, the 
replacement complies with building height and a nonconforming use is not perpetuated. In 
contrast, the existing Zoning Ordinance limits nonconforming, nonresidential buildings damaged 
by a natural calamity (considered involuntary) to be restored only if the loss does not exceed 
seventy-five percent (75%) of the market value. If damage exceeds seventy-five percent (75%), 
no repairs or reconstruction may occur unless every portion of the building conforms to current 
regulations. Although these are different circumstances, the overall concepts are in conflict. 

NZO proposes to remove the seventy-five percent (75%) market value limitation from the 
provisions for “involuntary” demolition. This would allow the reconstruction of damaged 
nonresidential buildings that are nonconforming to all standards including height and use.  This 
change would also reconcile and align the voluntary and involuntary reconstruction provisions for 
nonconforming nonresidential buildings.  Currently, damaged or destroyed residential buildings 
may be reconstructed with no parameter for percent of damage.  The Planning Commission was 
supportive of the proposed provisions. 

Allowed Encroachments into Setbacks and Open Yards 

NZO proposes a number of clarifications and changes to the provisions regarding allowed 
encroachments into setbacks and open yards, as described below. 

1. Porches 
NZO proposes porches up to 16 feet wide and 6 feet deep to encroach into the front setback. 

2. Residential Front Yard Amenities 
NZO proposes to allow such items in the required front setback only up to a maximum of 50 square 
feet or one percent (1%) of the required front setback, whichever is greater.  The Planning 
Commission was supportive of the proposed provisions. 
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3. Other Elements 
NZO proposes additional allowed encroachments including:  attached mechanical equipment such 
as tankless water heaters and meters, detached mechanical equipment for utilities such as 
transformers and backflow devices, electric vehicle supply equipment, rain barrels, planter beds, 
small arbors/trellises, trash enclosures, and restaurant furniture in commercial setbacks.  The 
Planning Commission was supportive of the proposed provisions. 

Open Yard and Outdoor Living Space, including AUD Projects 

Open Yard requirements are currently addressed by zone designation.  NZO proposes to address 
open yard by number of units on the lot, and to simplify the open yard for multi-unit residential 
development.  Based on input from one of the Planning Commissioners, NZO now proposes that 
the required 10’x10’ dimension for Alternative Open Yard can be reduced or waived by the 
Review authority.  As a result of the proposed changes to the open yard standards, the incentives 
for Average Unit Density (AUD) projects are affected.  NZO proposes to change the AUD open 
yard incentives so that the open yard provided is the same as the status quo.   

Distance Between Residential Buildings on the Same Lot 

The current Zoning Ordinance requires a minimum distance between main buildings and a 
minimum distance between main and accessory buildings in residential zones and on 
nonresidential zoned lots developed exclusively with residential uses.  Distance separation 
standards vary from five feet (5’) to twenty feet (20’) depending on building type, zone and number 
of stories. 

The requirement for a minimum distance between buildings was a common early form of zoning 
intended to provide light and air between buildings.  It also served as a method of fire safety for 
buildings although today, the required fire-rated construction performs that task.  Over time, 
additional zoning standards have been instituted such as required open yard, the solar access 
ordinance, and additional setbacks on upper stories, which serve much of the same purpose.  In 
addition, design review boards review and approve all nonresidential development, mixed-use 
buildings and multi-unit development to address aesthetic concerns (mass, bulk, scale) and review 
the functionality of the site layout.  NZO proposes removal of the various distance between 
building standards from the Zoning Ordinance to allow the more sophisticated standards to 
regulate the desire for adequate light and air between buildings.  The Planning Commission was 
supportive of the proposed provisions. 

Elimination of Building Story Maximum 

NZO proposes to eliminate the maximum number of stories in multi-unit residential zones and 
nonresidential zones.  The measured height limit is not proposed to change.  The Planning 
Commission was supportive of the proposed provisions. 

Variability in Maximum Height, Setbacks, and Distance Between Buildings 

In various Chapters, the current Zoning Ordinance requires variable calculations based on either 
building height, combined building height, or floor areas to determine the maximum height, 
setback, or distance between buildings.  The result is that a modification is required in order to 
allow an otherwise conforming addition to a building simply because the existing building is 
already situated using a variable calculation.  Generally, NZO proposes to eliminate the variable 
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standards and instead replace those with a discrete distance or height.  The Planning Commission 
was supportive of the proposed provisions. 

Multi-Unit Residential Zones: Parking Setback 

NZO proposes to better align the parking setback standard by changing the six foot (6’) setback to 
three feet (3’) in the Multi-Unit residential zones for smaller developments of up to a maximum of 
two residential units which would be consistent with the allowance in the R-2 zone.  The Planning 
Commission was supportive of the proposed provisions. 

Multi-Unit Residential Zones: Rear Setback 

NZO proposes removal of the “rear” setback standard and replacement with the “interior” setback 
standard in the Multi-Unit zones.  The removal of this distinction would change the setback 
distance for the second story of a building from ten feet (10’) to six feet (6’).  Since no other zones 
specify a “rear” setback, removal would simplify the standards.  The Planning Commission was 
supportive of the proposed provisions. 

Seafood Processing 

NZO proposes to prohibit seafood processing in the M-C Manufacturing-Commercial (currently 
C-M) Zone, while still allowing it in the M-I Manufacturing-Industrial (currently M-1) Zone, CO-
MI (currently OM-1), CO-H (currently HC) and CO-CAR (currently OC) Zones pursuant to a 
Performance Standard Permit that would include the new requirement for an Odor Control Plan. 
Acknowledging the migrating nature of odors, the Odor Control Plan would also be required for 
all seafood operations, large and small-scale with accessory seafood uses.  The Planning 
Commission agreed with the proposed provisions. 

Central Business District – Boundary Expansion 

In response to Circulation Element Implementation Action C7.2, NZO proposes to update the 
boundary of the Central Business District (CBD) through inclusion of additional area to the north, 
east and west.  The expanded CBD would allow more lots to use the reduced parking rate of one 
parking space per 500 square feet of net floor area (1/500) for nonresidential uses.  The reduced 
parking requirement is based on the availability of nearby public parking lots. As there is no new 
additional public parking, there would be no change to the Parking Zones of Benefit.  The majority 
of the Planning Commission agreed with this proposed provision. 

Parking 

NZO proposes to standardize the parking requirements; however, as parking is no longer an 
environmental issue, these changes are not part of the project description. 

1. Food Service Uses 
NZO proposes to standardize the parking requirement for food service uses to either 1 space per 
125 square feet, 1 space per 250 square feet or 1/100 s.f. for customer areas and 1/250 s.f. for 
employee areas.  Parking is no longer an environmental review topic.  This topic is discussed in 
the body of this staff report.  The Module 3 Planning Commission hearing included a long 
discussion about possible options for standardizing the various parking requirements for a range 
of food services uses.  The Commission did not reach consensus on the policy question of the 
appropriate parking requirement for food service uses (sit-down restaurants, fast-food restaurants, 
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espresso bars, sandwich shops, wine/beer/spirits tasting rooms, bars, bakeries that serve food for 
onsite consumption, delicatessens, etc.).  The subject of parking for food service uses is discussed 
in the body of the staff report. 

2. Change of Use:  Industrial Uses in Manufacturing-Industrial Zones 
Currently, when a building that is nonconforming to the required number of parking spaces 
changes use from a use with a lower parking requirement to a use with a higher parking 
requirement, the nonconforming parking “credit,” i.e. the number of parking spaces by which the 
previous use is deficient, is allowed to be carried forward, which eases the change of use.  For 
industrial uses in the M-C (currently C-M), M-I (currently M-1), CO-MI (currently OM-1), and 
CO-CAR (currently OC) Zones, NZO proposes to eliminate this “credit,” and require that a 
building that is nonconforming to the required number of parking spaces that is proposing to 
change use from industrial to non-industrial use provide the total number of parking spaces 
required for the new use.  This provision would further discourage the change of use from 
industrial uses to non-industrial uses in the M-C, M-I, CO-MI and CO-CAR Zones.  The Planning 
Commission agreed with this proposal. 

3. Change of Use:  All Other Uses and Zones 
NZO proposes to continue to allow a parking “credit” for all other uses and zones (i.e. industrial 
uses in zones not listed above, or any other use).  The Planning Commission agreed with this 
proposed provision. 

4. Nonconforming Parking:  Limit on Additions 
NZO proposes to eliminate an existing provision that requires that parking be brought up to code 
for any addition greater than 50% of that existing on July 15, 1980.  The majority of the Planning 
Commission agreed with this proposed provision.  One Commissioner felt that limiting the size of 
the addition for single-unit development to 80% of the required FAR was preferable. 

5. Eating and Drinking Establishments, Outdoor Seating 
Consistent with current policy, NZO proposes to require parking for outdoor seating area when it 
exceeds 50% of the indoor seating area.  The parking ratio is proposed to be the same as that for 
food service seating area, which has yet to be finalized.  The majority of the Planning Commission 
supported this proposed provision.  One Commissioner felt that a larger outdoor seating area 
should be allowed before additional parking is triggered. 

6. Bicycle Parking 
NZO proposes long term and short term bicycle parking amounts, and would require conforming 
bicycle parking in specific situations.  In a portion of the Central Business District, short term 
bicycle parking would not be required on private lots.  NZO would also allow reductions to the 
required number of bicycle parking spaces through a Waiver by the Public Works Director.  The 
Planning Commission supported this proposal. 

7. Shopping Centers 
NZO proposes new provisions for “shopping centers” by defining the term and allowing off-street 
parking spaces at a rate of one space per 250 square feet of floor area regardless of the proposed 
use.  The proposed definition of Shopping Center is: 
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An integrated group of commercial establishments that are planned and managed 
as a unit with a minimum of five attached businesses and shared onsite parking. 
Shopping Centers can include a variety of uses including, but not limited to: retail, 
eating and drinking establishments, small offices, and banks. 

The Planning Commission supported this proposal. 

8. Off-Site Parking for Residential Development 
NZO proposes to allow parking for residential developments in nonresidential zones to provide 
parking off-site.  The Planning Commission supported this proposal. 

9. Accessible Parking Provided in Addition to Residential Parking 
For new, residential or mixed-use development where one parking space per residence is required, 
and signed, designated, accessible parking is also required, NZO proposes that the accessible 
parking be provided in addition to the one parking space per unit ratio to ensure that the minimum 
intended amount of parking is provided.  The Planning Commission supported this proposed 
provision. 

10. Small Residential Unit Parking Reduction 
NZO proposes that residential units of 600 square feet or less of livable floor area, excluding 
covered parking, and with no more than one bedroom, would be required to provide one uncovered 
parking space per unit, rather than the minimum of 1.25 to 2 spaces currently required, depending 
on development type.  The Planning Commission supported this proposed provision. 

11. Tandem Parking 
The Zoning Ordinance currently allows tandem parking for mixed-use developments when each 
set of tandem parking spaces is assigned to a single residential unit.  NZO proposes to also allow 
this approach for multi-unit residential and nonresidential uses with some limitations.  The 
provision implements Housing Element Policy 17, which encourages flexible parking standards 
for housing, and 1997 Circulation Element Policy 7.4 to optimize parking resources by 
incorporating innovative design standards.  The Planning Commission supported this proposed 
provision. 

12. Valet Parking 

1997 Circulation Element Policy 7.4 also cites valet parking as an innovative design standard to 
optimize parking resources.  NZO includes provisions that allow valet parking on private property, 
but prohibits the use of any street or City-owned parking facilities for the pick-up and drop-off 
activities.  Any variations from the requirements must first be approved pursuant to a waiver by 
the Public Works Director.  Ordinance provisions to allow valet parking in the public right of way 
are being considered separately by the Public Works Department.  The Planning Commission 
supported this proposed provision. 

13. Requirements for Specific Zones 
NZO proposes to eliminate special parking requirements in the following specific zones and 
incorporate the uses into the Table of Required Off-Street Parking Spaces: 

• Restricted Commercial (C-P) 
• Research and Development and Administrative Office (C-X) 
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• Senior Housing (S-H) 
• Upper State Street Area Special District (S-D-2) 
• Hazardous Waste Management Facility Overlay (HWMF) 
• Park and Recreation (PR) 
The Planning Commission supported this proposed provision. 

14. Elimination of Guest Parking Requirement in CBD 
NZO proposes that all residential developments in the CBD shall not be required to provide guest 
parking.  The Planning Commission agreed with this proposed provision. 

15. Reduction for Carsharing 
NZO proposed to allow the substitution of required parking spaces with designated carsharing 
vehicles on multi-unit residential (up to 5%), mixed-use (up to 5%) and nonresidential (up to 25%) 
development.  The Planning Commission agreed with this proposal; however, in response to input 
by one of the Commissioners, NZO now proposes up to an allowance for the substitution of up to 
10% of the required parking spaces for multi-unit residential and mixed-use development. 

16. Electric Vehicle Supply Equipment 
Staff considered electric vehicle supply equipment (EVSE) pre-wiring requirements as a 
component of NZO at the public’s request.  After considering the application of two differing rates 
of EVSE provisions between the Zoning Ordinance and Building Code, staff recommended that 
pre-wiring provisions remain as adopted by the City’s Building Code and that local changes to the 
CalGreen standards, such as increased rates of EVSE provisions, be pursued through the City’s 
building code adopting ordinance.  No changes to NZO were proposed.  The Planning Commission 
agreed with this approach. 

Administration – General 

As part of the overall organization change to the Zoning Ordinance, NZO proposes to consolidate 
zoning procedures into a single Division, in order to eliminate redundancy.  The Planning 
Commission supported the proposed formatting, organization and text of Administrative 
Procedures. 

Administration – Minor Zoning Exceptions for Errors in Zoning Information Reports 

NZO proposes to retain Minor Zoning Exceptions for four types of improvements that are 
discovered as errors in Zoning Information Reports.  The other MZEs are no longer necessary 
because the types of improvements are proposed to be allowed by right in NZO.  The Planning 
Commission agreed with the proposed provisions. 

Rules of Measurement and Definitions 

NZO proposes a new section that describe the rules of measurement, when measurement is 
required by the zoning provisions.  Additionally, NZO proposes updated or new definitions.  The 
Planning Commission agreed with the proposed rules of measurement and definitions. 
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Minor Changes 

a. Demolition and Replacement of Potentially Hazardous Nonconforming Buildings 
which are Subject to the Seismic Safety Ordinance 

This ordinance was adopted in 1996 to assist nonconforming buildings that were subject 
to the Seismic Safety Ordinance.  It was designed to allow the replacement building to 
maintain the nonconformities of the original building, including the number of stories.  It 
was used primarily by the Carrillo (now Canary) Hotel project, which consisted of the 
demolition and replacement of a five-story building, where only a four-story building was 
allowed.  All buildings subject to the Seismic Safety Ordinance have been upgraded, and 
NZO proposes to eliminate the limitation on the number of stories in a building; 
therefore, NZO proposes to eliminate this provision. 

b. Accessory Dwelling Units 

On January 1, 2017, a new State law regarding Accessory Dwelling Units (formerly 
known as Secondary Dwelling Units, a.k.a. Granny Flats or In-law Units) went into 
effect, and nullified the City’s former regulations, including those related to Accessory 
Dwelling Units in the R-2 Zone.  The new State law outlines the extent that local 
jurisdictions may regulate Accessory Dwelling Units.  Until the City adopts a new 
ordinance that complies with State law, Accessory Dwelling Units must be processed 
pursuant to State law.  City staff will be drafting new Accessory Dwelling Unit 
regulations that comply with State law.  These proposed new regulations may be 
processed on a faster track, and may become effective prior to NZO. 

c. Demolition and Reconstruction of Nonconforming Buildings- Minor Additions 

In Module 2, NZO proposed that no additions would be allowed in conjunction with the 
demolition and reconstruction of a nonconforming building.  Upon review, this seemed 
overly restrictive.  NZO now proposes that up to 100 square feet of floor area can be 
added in conjunction with the demolition and reconstruction of a nonconforming 
building.  This is considered a minor allowance to provide some flexibility. 

Changes to Other Titles of the Santa Barbara Municipal Code Resulting from NZO. 

a. Subdivision Validity Periods 

The Planning Commission supported the proposed NZO’s Administration language, 
regarding review processes.  Included in the Administration language was a change to the 
validity period for approvals that are currently two years (such as Modifications, 
Conditional Use Permit and Tentative Subdivision Maps) to three years.  The validity 
period of Tentative Subdivision Maps is contained in Title 27 (Subdivision), rather than 
Title 28; therefore, NZO proposes an amendment to Title 27 to extend the validity period 
of Tentative Subdivision Maps to three years. 
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b. Design Review Regulations (22.22, 22.68, 22.69) 

The changes proposed by NZO require minor changes to the regulations of the Historic 
Landmarks Commission, the Architectural Board of Review and the Single Family 
Design Board, which are contained in Title 22.  The bulk of the changes are related to the 
changes to land use classifications.  For example, the NZO land use classification of 
Single Unit Residential replaces previous land uses like Single Family Residential or 
Single Residential Unit.  Several of the changes are new triggers for design review, 
already described in NZO:  accessory buildings greater than 500 sq. ft. in size, 
applications that requiring Minor Zoning Exception by the Design Review bodies, 
porches, screening, alternative open yard designs, outdoor sales and display.  NZO 
proposes to amend the relevant regulations in Title 22. 

c. Noise (9.16) 

Planning staff enforces the noise limitations on mechanical equipment (pool equipment, 
air conditioning units, etc.) during the building permit plan check process.  The Noise 
Ordinance (SBMC §9.16.070.D. – hyperlink here) requires that noise from mechanical 
equipment not exceed sixty A-weighted decibels using the Community Noise Equivalent 
Level (60 dB(A) CNEL).  The Community Noise Equivalent Level (CNEL) is not a good 
measure of sound of mechanical equipment.  Its primary purpose is to evaluate exposure 
of people to more constant sources of noise, like transportation noise, including aircraft 
noise.  Staff performed an analysis that determined that 53dB(A) is the equivalent to 
60dB(A) CNEL (i.e. a constant noise level of 53dB(A) for 24 hours calculates to 60 
dB(A)).  NZO proposes to amend SBMC §9.16.070.D to change the maximum noise 
level of mechanical equipment from 60 dB(A) CNEL to 53dB(A). 

d. References to the Title 28 

In addition to the changes outlined in the staff report.  References to Title 28 that exist in other 
titles of the Santa Barbara Municipal Code will be updated to reflect the new locations. 

 

http://www.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=12161
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Addendum to Certified Final Environmental Impact Report for the 2011 General Plan [CFEIR State 

Clearinghouse #2009011031] for New Zoning Ordinance, February 7, 2017 

EXHIBIT C 

SUMMARY OF CHANGES TO ENVIRONMENTAL CONDITIONS 

 

The following summarizes changes to citywide environmental conditions from 2008 baseline 

conditions identified in the 2011 certified final program environmental impact report for the 

General Plan update. These include changes to physical conditions on the ground, and changes to 

review criteria and regulations that may affect the evaluation of environmental impacts of 

development projects. No substantial changes to environmental conditions were identified that 

affect the program EIR analysis of environmental effects resulting from City development growth 

to the year 2030 under the policies of the 2011 General Plan. 

 Air Quality and Climate Change. Due to strengthened State air quality regulations such as for 

vehicle pollutant emissions, air quality has improved statewide since 2008 (CARB). 2011 

General Plan Program EIR mitigation for sensitive land uses sited near Highway 101 exhaust 

emissions was incorporated as City ordinance provisions (2014) and is applied as part of 

development permitting. Standard construction-related measures for reducing dust generation 

and equipment emissions as recommended by the Santa Barbara County Air Pollution Control 

District (APCD) are required under City Ordinance and applied to projects. APCD standards 

and permitting continues for controlling air emissions from specified land uses. No changes to 

criteria air pollutant significance thresholds have occurred. Global greenhouse gas levels have 

continued to accelerate and now exceed 400 ppm (Mauna Loa Observatory). A City Climate 

Action Plan adopted in 2012 identifies City programs to reduce greenhouse gas levels locally. 

State climate change planning legislation (2016) has codified additional greenhouse gas 

reduction targets established in earlier executive orders that were considered as part of the 2011 

General Plan and Program EIR and Climate Action Plan. No change to regulations or City 

climate change review criteria have occurred. Individual development continues to be subject 

to regulations and standard conditions addressing air quality and climate change, consistent 

with the 2011 General Plan Program EIR analysis.  

 Biological Resources. Drought conditions have resulted in stress and some loss of trees. 

Incremental changes to urban habitat resources have occurred in association with individual 

developments, with application of City policies for biological resource mitigation, tree 

preservation/replacement, and landscaping requirements, consistent with the General Plan 

Program EIR analysis. No substantial change has occurred since 2008 to citywide physical 

conditions of biological resources, protected resources designations, or biological resource 

regulations or review criteria. 

 Geology and Hazards. No substantial changes have occurred since 2008 to on-the-ground 

geologic, seismic, and soil conditions, areas subject to wildfire hazards, or hazardous materials 

exposures, or to programs and in-place regulatory and review provisions addressing these 

issues as part of development permitting, consistent with City policies and the General Plan 

Program EIR analysis. City Fire Code provisions were updated in 2016. No change to review 

criteria have occurred. Drought and climate change are considered to be contributing to 

exacerbation of potential future wildfire hazards and coastal conditions. The 2011 General Plan 

Program EIR and City Climate Action Plan identify measures to address adaptation to future 

climate change.  
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 Heritage Resources. Individual developments have resulted in some incremental effects to 

subsurface archaeological resources and aboveground historic resources, addressed with 

extensive Federal, State, and City policies and regulations for avoiding and mitigating any 

substantial effects, consistent with the General Plan Program EIR analysis. State legislation 

and the State CEQA Guidelines have expanded provisions for conducting consultation with 

native tribes on native cultural resources as part of development review and permitting. No 

substantial changes to heritage resources or to regulatory or review criteria have occurred that 

affect the Program EIR impact analysis or ongoing application of City protective policies or 

individual project impact mitigation.  

 Hydrology and Water Quality. No substantial changes to drainage patterns or areas subject to 

flooding have occurred. Review criteria and Federal, State, and local regulations addressing 

these issues as part of development have not substantially changed and continue to be applied 

as part of development permitting, consistent with the Program EIR analysis. City Creeks 

Division programs continue to improve water quality in surface water bodies. City storm water 

management ordinance provisions have been adopted and are applied to individual projects to 

address quantity and quality of runoff. Standard building permit provisions are applied to 

address water runoff and water quality during construction. No substantial changes have 

occurred to hydrology or water quality conditions that would change the Program EIR analysis. 

 Noise. The primary source of ambient noise in the City is vehicle traffic noise. Traffic levels 

have not substantially changed since 2008. The incremental amount of in-fill development in 

the City since 2008 does not have the potential to substantially change ambient noise levels in 

the City. The 2011 General Plan changed the City ambient noise standard for residential 

development in multi-unit and mixed-use zones from 60 to 65 dBA CNEL or Ldn, consistent 

with most jurisdictions in the State. Noise ordinance provisions have continued to govern 

operational noise associated with property uses, and development permitting has continued to 

apply standard measures to address construction noise, consistent with the 2011 General Plan 

Program EIR. No substantial changes to noise levels or noise criteria have occurred that would 

change the Program EIR impact analysis. 

 Open Space and Visual Resources. Development since 2008 has been subject to environmental 

review, design review approvals, and policy, ordinance, development standards, and design 

guidelines that address open space and visual resources, consistent with 2011 General Plan 

Program EIR analysis. This includes factors such as building heights, development setbacks 

from property lines, outdoor living space, landscaping, tree protection, and view corridors. The 

small amount of development citywide since 2008 has largely involved redevelopment and 

infill within already urbanized areas. The City has continued to maintain and expand City-

owned parks and open space resources. Citywide open space and visual resource conditions 

have not substantially changed since 2008, nor have review criteria or regulatory provisions.  

 Public Services (Police, Fire, Parks, Schools). Public services and facilities, including for 

police and fire protection, governmental and public facilities, and schools, have all been 

adequate to accommodate development since 2008 consistent with the General Plan Program 

EIR impact analysis. City Fire Code ordinance provisions were updated in 2016. No school 

districts have been designated as overcrowded per State law, and development continues to be 

subject to school fees. No substantial changes to review criteria or regulations have occurred 

that would change circumstances affecting the Program EIR impact analysis for citywide 

growth to the year 2030. 
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 Public Utilities (Water, Wastewater, Solid Waste, Power/Communications). The small amount 

of development since 2008 has been accommodated for long term water supply, wastewater 

collection and treatment, solid waste and recycling collection and disposal, and provision of 

electrical, natural gas and communications utilities. The City water supply is diversified and 

per the City Long Term Water Supply Plan, it relies variously year to year on a combination 

of reservoir supplies, groundwater, State Water Project transfers, water purchases, recycled 

water, and desalination, along with efficiency improvements and conservation efforts. Drought 

conditions are cyclical in California, and the State is currently experiencing a severe multi-

year drought, which has affected surface water supplies, and resulted in adjustments to water 

supply sources toward greater use of groundwater, water purchases, conservation, and 

reactivation of the City desalination plant.  

In 2016, the County of Santa Barbara in cooperation with cities approved the development of 

a Resource Recovery Facility for increasing recycling and diversion of waste disposal at the 

Tajiguas Landfill, which is expected to substantially extend the life of the landfill.  

No changes to review criteria have occurred since 2008. There have not been changes in 

environmental circumstances that change the 2011 General Plan Program EIR impact analysis 

for citywide growth to the year 2030. 

Transportation. Vehicle traffic levels vary over time and are influenced by a variety of factors, 

including land use and development, the economy and gas prices, regional growth and 

transportation corridors, technology changes, and individual driver decisions. Traffic within 

the City has decreased and increased at various points of time and areas of the City through 

the period since 2008, and is currently overall at about the same level as 2008 (City 

Transportation).  

The net increase in development citywide since 2008 has contributed toward cumulative traffic 

impacts identified in the 2011 General Plan Program EIR for forecasted growth under General 

Plan policies to the year 2030. In 2014, the City traffic impact thresholds were updated to 

reflect intersections identified in the Program EIR as either already impacted by peak-hour 

traffic or anticipated to become impacted by 2030.  

Continuing General Plan land use policies include measures that limit non-residential growth; 

encourage workforce housing to improve the jobs/housing balance; direct development to 

mixed-use Downtown areas with lower vehicle trip generation rates and diverse travel 

destinations; and provide for adequate commercial customer and residential parking. 

Transportation policies support mobility improvements for roadway, pedestrian, bikeway, and 

transit facilities; and support transportation demand management (TDM) measures that can 

reduce individual vehicle trips (e.g., car sharing for work trips; adjusting employment hours 

out of peak hours; telecommuting, etc.). All these policies and programs help to manage 

vehicle traffic levels. 

In 2013, State legislation was passed to transition CEQA transportation impact analysis away 

from traffic level of service criteria toward the use of vehicle miles travelled to correlate with 

State goals of encouraging in-fill development to promote greenhouse gas reductions, with 

implementation of this CEQA analysis change anticipated within the next two years. The 

Regional Sustainable Communities Strategy (2013) adopted for Santa Barbara County by the 

Santa Barbara County Association of Governments was based on the general plans of the cities 
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and concluded that the region could meet State vehicle miles travelled/greenhouse gas targets 

of the State as confirmed by the California Air Resources Board.  

The City adopted an updated Bicycle Master Plan in 2016.  

There have been forecasts for potential new highway and surface street/intersection impacts 

related to the Highway 101 High Occupancy Vehicle (HOV) Lanes Project under consideration 

in the region for the area of Highway 101 south of Bailard Avenue in Carpinteria to Sycamore 

Creek in the Santa Barbara. However, the EIR for the project is still in draft form, and the 

project and identified mitigation measures projects are not fully vetted, approved, funded, or 

scheduled.  

No substantial changes to transportation environmental circumstances have occurred since 

2008 that change the 2011 Program EIR impact analysis for citywide growth to the year 2030. 



 

EXHIBIT K 

Applicable General Plan Policies 

Land Use Element Policies 

LG4. Principles for Development.  Establish the following Principles for Development to focus 

growth, encourage a mix of land uses, strengthen mobility options and promote healthy 

active living. 

 Mix of Land Uses.  Encourage a mix of land uses, particularly in the Downtown to 

maintain its strength as a viable commercial center, to include retail, office, 

restaurant, residential, institutional, financial and cultural arts, encourage easy 

access to basic needs such as groceries, drug stores, community services, recreation, 

and public space. 

 Mobility and Active Living.  Link mixed-use development with main transit lines; 

promote active living by encouraging compact, vibrant, walkable places; encourage 

the use of bicycles; and reduce the need for residential parking. 

Possible Implementation Actions to be Considered: 

LG4.4 Amend the Zoning Ordinance to enable and ease establishment of limited 

neighborhood-serving commercial and mixed-use in residential zones. 

 

LG8. Manufacturing Uses.  Preserve and encourage the long-term integrity of light 

manufacturing uses. 

Possible Implementation Actions to be Considered: 

 LG8.1 Narrow Commercial Uses.  Narrow the range of permitted commercial 

uses to ancillary types in the M-1 zone for protection of 

industrial/manufacturing and related land uses. 

 LG8.2 Limit Residential.  Better define residential uses in the C-M Zone to 

both encourage priority housing and to protect existing manufacturing 

and industrial uses. 

LG10.  Provide viable live-work opportunities throughout the City. 

Possible Implementation Actions to be Considered: 

 LG10.1 Live-Work. Create a live-work land use category, zoning designation, 

or standards to enable viable live-work opportunities including 

standards for home occupation in residential zones that are consistent 

with building codes. 

 LG10.2 Establish Criteria. Establish criteria and standards for Artists’ live-work 

space in the OC (CO-CAR) or C-M (M-C) zones of the City. 

LG11.4 Audit for Community Gardens. Conduct an audit to determine if the City owns land that 

could be used for community gardens and encourage voluntary private development of 

gardens. 
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LG15. Sustainable Neighborhood Planning.  Neighborhoods shall be encouraged to preserve and 

enhance the sense of place, provide opportunities for healthy living and accessibility, while 

reducing the community’s carbon footprint.   

Possible Implementation Actions to be Considered  

(Related to updating allowed uses only, development of comprehensive “Sustainable 

Neighborhood Plans” program not part of NZO). 

LG15.1Sustainable Neighborhood Plans (SNPs).  Develop comprehensive SNPs through-

out the City (where desired by residents).  A SNP may incorporate goals, objectives, 

policies and implementation actions addressing the following components, as 

applicable: 

a. A variety of housing types and affordability ranges; 

b. Neighborhood-serving commercial uses, especially retail food establishments 

such as small markets, green groceries, coffee shops; 

c. New grocery stores in underserved areas; 

d. Parks, recreational facilities, trails; 

e. Community gardens; 

f. Street tree planting program; 

g. Watershed protection, creeks restoration, public access to creeks; 

h. Transit, bicycle (including new Class 1 bike paths) and vehicle connectivity; 

i. Walkable streets with an appealing and comfortable pedestrian environment 

that promote physical activity and can be used safely by people of all ages or 

abilities including wheelchairs; 

j. Traffic calming along walkable and bicycle routes to school; 

k. Reduced impervious area (such as street and parking areas); 

l. Community services (e.g., schools, branch library, community center, clinics, 

etc.); 

m. Childcare and senior serving facilities; 

n. General safety (e.g., lighting); and 

o. Infrastructure needs. 

LG15.3Institutional Uses.  Review the permitting process for government public facilities 

and institutional uses and strengthen the findings as needed for neighborhood 

compatibility in residential areas. 

2011 Circulation Element Policies 

C6.8 Circulation Element Policy 6.8: Car-Sharing. Work with public and private interests to 

establish various types of car-sharing. 

C7. Parking Management.  Manage parking Downtown to reduce congestion, increase 

economic vitality, and preserve Santa Barbara’s quality of life. 
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Possible Implementation Actions to be Considered: 

C7.1 Appropriate Parking.  Establish requirements for on and off-street parking in the 

Central Business District (CBD) appropriate to the parking users as follow: 

a. Maximize availability of customer parking in the CBD; 

b. Limit/discourage employee use of public parking in the CBD, and 

maximize employee commuting options to the CBD; 

c. Manage and price public parking in the CBD so as not to put businesses in 

the CBD at a competitive disadvantage with other south coast shopping 

options; and 

d. Change residential parking requirements and permitting programs in the 

CBD to maintain and/or increase the availability of on- and off-street 

customer parking. 

C7.2 Downtown Parking Requirements.  Update the boundary of the delineated area of 

the Central Business District to include more of the commercial area. 

C7.5 Residential Parking Requirements.  Allow residential land development projects to 

“unbundle” parking (i.e., selling or renting residential units separate from parking 

stalls) within the commercial and high density residential land use designations to 

address affordability and development size, bulk, and scale. 

C7.6 Residential Off-site Parking.  Amend the Zoning Ordinance to allow residential 

required parking off-site in commercial zones. 

C7.7 Bicycle Parking and Other Needs.  Require all multi-family and commercial 

projects to be designed to meet the needs of bicyclists (e.g., secure parking, storage, 

lockers, showers, etc.) 

1997 Circulation Element Policies 

Economic Vitality 1.1 

The City shall establish, maintain, and expand a mobility system that supports the economic 

vitality of local businesses. 

1.1.1 Optimize access and parking for customers in business areas by implementing 

policies of the Circulation Element aimed at reducing dependence upon the 

automobile, and improving and increasing pedestrian, bicycle use, and transit use. 

Equality of Convenience and Choice 2.1 

Work to achieve equality of convenience and choice among all modes of transportation. 

2.1.5  Manage the supply of parking on a City-wide basis and suggest methods to better 

utilize existing parking or to provide additional parking. 

2.1.9  Explore ways to continue the concentration of development Downtown and along 

transit corridors to facilitate the use of transit and alternative modes of 

transportation. 
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Bikeway System 4.2 

The City shall work to expand, enhance, and maintain the system of bikeways to serve current 

community needs and to develop increased ridership for bicycle transportation and recreation. 

4.2.6 Increase attractive, convenient, and secure bike parking and storage facilities on 

public property and encourage the provision of the same on private property 

Parking Supply 7.2 

The City shall improve ways to utilize existing parking and create new parking opportunities 

through partnerships and cooperation. 

7.2.7  Develop methods to optimize the use of on street parking. These methods may 

include the following: 

 the reduction of red painted curbs and other street parking prohibitions 

where safe and feasible, 

 considering using on-street parking, where available, to satisfy private 

parking demands, 

 allowing design flexibility and building siting that enhances the use of 

alternative means of travel, and 

 increasing the availability and use of alternative means of travel to reduce 

the demand for parking spaces. 

7.2.8  Encourage uses with different peak parking hours to share facilities and, therefore, 

reduce the total number of required parking spaces. 

Parking Requirements and Standards 7.4 

The City shall update its Parking Requirements and Design Standards to optimize its parking 

resources and to encourage increased use of alternative transportation. 

7.4.1  Incorporate innovative design standards, such as tandem parking, stacked parking, 

and valet parking. 

7.4.2  Consider allowing on-site parking requirements to be reduced if amenities are 

provided that support the use of alternative transportation. 

7.4.3  Survey land uses, public parking supplies, and available alternative modes of 

transportation prior to considering changes in parking requirements. 

7.4.4  Consider amending the parking standards of the Santa Barbara Municipal Code to 

allow reduced parking standards for uses such as delivery services, courier services, 

and phone and mail order services that help reduce automobile trips. 

Downtown Parking and Economic Viability 8.1 

The City shall continue to manage the Downtown public parking supply to support the economic 

vitality of the Downtown business district while sustaining or enhancing its historical and livable 

qualities. 

8.1.1 Operate and manage the Downtown public parking program in partnership with the 

Downtown community to reduce the need for employee parking and to increase 

available parking for customers and clients. 
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8.1.3  Consider reducing or eliminating the parking requirements for small businesses and 

small additions (as defined in the Santa Barbara Municipal Code), when adequate 

alternatives are operational. 

Downtown Housing 8.5 

The City shall promote/facilitate the development of housing to decrease the need for parking 

through an increased walking/biking population that lives, works, and shops in the Downtown. 

8.5.2 Allow residential parking in public parking lots for mixed use development after 

ensuring that there is adequate capacity to serve existing uses. 

Compact Development 13.2 

Without increasing the City wide development potential as provided for in the existing Zoning 

Ordinance and General Plan, the City shall allow more compact, pedestrian oriented development 

along major transit corridors 

13.2.2 Consider amending the Zoning Ordinance to: 

 allow increased residential densities and more compact, pedestrian oriented, 

non-residential development along streets identified as major transit 

corridors, and 

 reduce parking requirements for properties near major transit corridors if it 

can be demonstrated that a negative impact will not occur. In conjunction 

with this reduction, the City shall evaluate and aggressively monitor the 

results to ensure continued use of alternative means of travel and to justify 

reduced parking demands. 

Incentives for Mixed Use 13.3 

Provide incentives for mixed use development. 

13.3.2 Continue to identify and pursue new strategies to encourage the development of 

mixed use projects. 

Neighborhood Serving Uses 13.5 

Determine the need for residential neighborhood services and commercial uses that support the 

City’s mobility goals. Provide opportunities to address those needs, while preserving and 

protecting the neighborhood character. 

13.5.1 Allow small scale neighborhood serving commercial uses in residential areas if 

supported by affected property owners. Ensure that the character of the surrounding 

neighborhood is protected. 

13.5.2 Consider amending the Zoning Ordinance to: 

 reduce or eliminate automobile parking requirements for small scale 

neighborhood serving commercial uses, 

 encourage the establishment of new social/neighborhood centers, and 

 grandfather existing non-conforming uses. 
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Housing Element Policies 

H13. Non-Subsidized Rental Housing.  Preserve and promote non-subsidized affordable rental 

housing.   

Possible Implementation Actions to be Considered  

H13.3 Rental Units.  Allow the reconstruction or rehabilitation of existing rental 

apartments at non-conforming General Plan densities and zoning standards.  The 

loss of some rental units may be considered to meet building code requirements. 

H14 Sustainable Housing. Ensure that new market-rate residential development is consistent 

with the City’s sustainability goal, including reduced energy and resource use, and increase 

affordable housing opportunities. 

Possible Implementation Actions to be Considered: 

H14.3 Market-Rate Incentives. Prepare design standards and codify incentives for market 

rate developers to build smaller “affordable-by-design” residential units that better 

meet the needs of our community. 

H16. Expedite Development Review Process.  Assist affordable housing sponsors to produce 

affordable housing by reducing the time and cost associated with the development review 

process while maintaining the City's commitment to high quality planning, environmental 

protection and urban design. 

Possible Implementation Actions to be Considered  

H16.4 Coordinated Project Review.  Address issues of coordination between the 

Architectural Board of Review (ABR), the Historic Landmarks Commission 

(HLC), the Staff Hearing Officer (SHO) and the Planning Commission (PC). 

Identify areas where additional staff authority could be given for administrative 

approvals. 

H16.6 Administrative Approvals.  Develop a list of administrative approvals for small 

infill projects that would include, but not be limited to the following: 

 Paint color 

 Window changes 

 Water heater enclosures  

 Room additions 

 Additions of less than 250 s.f. 

 Small infill projects consistent with adopted design prototypes 

H17. Flexible Standards.  Implement changes to development standards to be more flexible for 

rental, employer sponsored workforce housing, affordable housing projects, and limited 

equity co-operatives, where appropriate. 

Possible Implementation Actions to be Considered: 
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H17.1 Parking Requirements.  Consider incremental changes to the Zoning Ordinance 

parking requirements such as: 

 Reducing parking requirements for projects that develop under the Average 

Unit-Size Density Incentive Program to 1 space minimum per unit. 

 Allowing tandem parking 

 Providing more flexibility for constrained sites (e.g., allowing for more than 

one maneuver, use of car stacking devices or other space saving measures) 

 Eliminating guest parking requirements for housing in the Downtown 

commercial area 

 Rounding down when calculating parking requirements 

H17.2 Zoning Standards.  Consider amending the Zoning Ordinance to change how, where 

and the extent of outdoor living space, yard and setback requirements for housing 

in commercial zones. 

Economy and Fiscal Health Element Policies 

EF9. Infrastructure Improvements.  Identify, evaluate and prioritize capital improvements that 

would assist in business retention or expansion, such as increased public transit, a 

rail/transit transfer center, city-wide wi-fi, sidewalk improvements, or consolidated 

customer parking facilities. 

EF12. Re-Use of Commercial Space.  Provide incentives for adaptive re-use of vacant commercial 

buildings. 

EF15. Protect Industrial Zoned Areas.  Preserve the industrial zones as a resource for the service 

trades, product development companies, and other industrial businesses not precluding 

priority housing in the C-M, Commercial Manufacturing Zone. 

EF16.  Ensure that there is sufficient land available for industrial uses. 

Historic Resources Element 

HR2. Historic Structures.  Protect historic structures through building height limits, reduced 

densities and other development standards in Downtown. 

Possible Implementation Actions to be Considered: 

HR2.3 Adaptive Reuse.  Encourage the adaptation of the structure for uses other than the 

original intended use when the original use of a historic structure is no longer 

viable, 

Environmental Resources Element 

ER8. Low-Emission Vehicles and Equipment.  Expand infrastructure and establish incentives 

for use of lower emission vehicles and equipment (e.g., parking priority, electric vehicle 

plug-ins).  Support the amendment of speed limit restrictions to permit the wider use of 

electric vehicles. 
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Possible Implementation Actions to be Considered: 

ER8.1  Electric Vehicles.  Monitor electric car development, including the projected 

availability of new vehicles and the types of charging stations that will serve those 

vehicles. Require the installation of the most commonly used types of electric 

charging stations in all major new non-residential development and remodels as 

appropriate, based on increases in the electric vehicle fleet and the availability of 

suitable charging technology. Provide expedited permitting for installation of 

electric vehicle charging infrastructure in residential, commercial, and industrial 

development. Consider changing the Building Code to require pre-wiring for 

electric vehicle charging infrastructure in new and substantial remodels of 

residential units. 



 

 
 

Exhibit L 

Zoning Standards to be Considered in the NZO Effort  

(Working List) 

from PC Staff Report dated April 10, 2014 

 
A. Examples of Standards to be Addressed in NZO (note the list under 2 - 7 is neither all inclusive 

nor definitive as the public process will define the changes that will be made to the standards) 
 
1. Restructure Title 28 and: 

a. maintain a pyramid zoning structure; 

b. make it more current, consistent, clear, and easier to understand; 

c. simplify the organization of the chapters; 

d. have policy alignment with historic interpretations;  

e. reduce redundancy; 

f. reconsider the zone classifications, reducing the number where possible, without 

increasing allowed densities; 

g. consider a format where all of the relevant standards that apply to the zone classification 

or use are in the same place (currently not user friendly with regulations in various locations 

in the code); 

h. consider tables or some other manner in which to reflect what review applies (e.g. ABR, 

HLC, SHO, PC);  

i. consider graphics in the document, or a guidelines document with photos and graphics, 

and interpretations. Consider what other communities are doing in this regard; 

j. add the intent of regulations, to make it easier to determine whether a proposal meets the 

intent;   

k. Clarify decision making protocols – ministerial, administrative adjustments/waivers, SHO, 

PC, Council, City Attorney;  

l. provide more administrative flexibility (e.g., proposed administrative approval being 

considered for the fence/hedge height ordinance). Necessary findings may cover the intent 

(see j. above).  Research and consider other tools that could be used for flexibility between 

allowed standards and modifications; and 

m. keep in mind that the NZO will be processed concurrently with the Local Coastal Plan (LCP) 

Update.  As the LCP Update proceeds, we need to ensure that the NZO is consistent. 

 

2. Update Definitions and: 
a. improve and update with user-friendly terms; 

b. consider graphics to assist in the interpretation of definitions; 

c. consider updating definition of residential units (e.g. duplex, additional unit, accessory units 

- NPO related); 

d. remove standards from definitions wherever possible; 

e. consider whether definitions specific to a section or chapter should remain in the section 

or all provided in the main definitions section; 

f. improve definition of mixed use (2 or more uses in building vs. 2 or more uses on a site); 

clearly define what makes up a mixed use building; 

g. update with new definitions for “modern” uses, relying on Webster’s where we can or in 

line with what other Cities use; 
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h. clarify that setbacks are measured from the right of way and not just the property line;  

i. define “front yard” as to first wall of the first main building; 

j. update the definition of building separation requirements, SBMC 28.87.062.D.; and  

k. define demolition and alteration for development and zoning purposes. 

 

3. Assess Administration of the Code and: 
a. consider where appropriate for Planning Staff to make administrative decisions;  

b. clearly define projects, process, and, any findings needed for Staff to make administrative 

decisions; 

c. consider flexibility to expedite and assist affordable housing projects (H16.4 and H16.6 - 

see Exhibit B for General Plan Policies and Implementation Actions); and 

d. consider expansion of SHO review (TSM’s of 1-4 lots with public street waivers, all 

residential condo conversions or at least more than 4 unit limit). 

 
4. Update Zoning Standards to: 

a. simplify where appropriate; 

b. consider combining similar zone designations where appropriate (e.g. C-1, C-L, C-P); 

c. consider reducing the number of single family zone classifications; 

d. review corner lot standards to reduce the number of front yard modifications; 

e. update encroachment allowances; 

f. evaluate yards and setbacks and consider:  

i. Changing setbacks in single family zones where 1975 downzone resulted in 

nonconforming setbacks.  This could also be handled as an amendment to the 

nonconforming ordinance or an amendment in single family zones that allows for 

nonconforming additions that build to the pre-1975 setback (like we did in the R-2 

zone, SBMC §28.18.065). 

ii. Consider allowing bigger covered or uncovered steps or landings within interior 

setbacks and front setbacks. 

iii. Consider allowing miscellaneous items in the required setback for existing 

development, as long as there are no visibility or safety issues (e.g. trash cans and 

enclosures, mailboxes, sign directories, light poles planters, entry gate keypads, 

public utility equipment,  pool equipment, others?). 

iv. Clarify what is allowed in the “front yard” vs. “front setback” (e.g. pool equipment, 

trellis, fountains, trash etc.). 

v. Consider changes to the 1,250 s.f. open yard standards for single family zones 

(maybe all lots, maybe constrained lots only, or maybe just for properties with 

nonconforming open yard).  Consider flexibility for these single family zoned 

properties, since the only people it affects are the residents. 

vi. Simplify the R-3/R-4 open space requirement.  This item confuses people the most 

on ministerial permits.   

vii. Review what is allowed to encroach into open yards. 

viii. Consider variable building setbacks for 100% commercial buildings Downtown, 

similar to AUD (AUD only covered mixed use and residential not when 100% 

commercial) (LG12.3).  

ix. Consider changes to the standards for commercial and residential setbacks i.e., 

allowed encroachments, changes to non-conforming openings etc. Evaluate the 

need for commercial setbacks in various zones. 
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g. clarify section on additional dwelling units regarding FAR limitations (how to calculate) open 

yard, limit on garage and accessory space etc. relative to the Neighborhood Preservation 

Ordinance;   

h. consider location and configuration of accessory buildings 

i. Consider eliminating separation requirements, and let the building code dictate any 

required separation. 

ii. Evaluate accessory building and garage size maximums.  Consider a combined 
total floor area limitation for garages and accessory space. (R-3 zones do not have 
garage size limitations). 

iii. Consider changing when accessory building area is allowed in the front yard 
(through and corner lots, etc) 

i. clarify standards for attached versus detached buildings (e.g. carport building); 

j. clarify confusing standards when there is more than one zoning designation on a lot (e.g. 

dual zoning, like R-2/C-P, R-2/R-O;  

k. consider expanding the modifications allowed for compliance with the Solar Access 

Ordinance (e.g., very narrow lots that can’t move structure further out on northern property 

line);  

i. clarify where base elevation points are measured from in the Solar Ordinance; 

l. clarify what exactly can occur on a vacant lot when there is no main building or use 

established (SBMC 8.16.070 and SBMC 28.97.001). 

 

5. Update Allowed Uses and:  
a. modernize allowed uses and language;  

i. Live work and home occupation uses in residential zones to reflect current 

trends/realities while considering impacts to residential areas (LG.10, LG10.1) 

ii. Establish criteria for Artists’ live-work space in the OC or C-M Zones. (LG10.2) 

iii. Consider allowing Corner Stores/Small Neighborhood Centers in residential zones 

(LG4.4) 

iv. Consider adding the following uses into appropriate zones  

1. “Green” Economic Development (LG7.1.c) 

2. Community gardens (LG11.4) 

3. Uses under the Sustainable Neighborhood Planning (LG15.1) 

4. Eco-tourism (EF7) 

5. Electric Charging Stations (ER8) 

b. consider simplifying commercial uses into basic categories such as retail, office, light 

industrial; 

c. consider granting authority to staff to determine similar uses that fit into basic categories; 

d. consider ways to preserve and encourage the long-term integrity of industrial and light 

manufacturing uses including possibly narrowing the range of commercial uses in C-M and 

M-1 zones while not precluding priority housing in the C-M zone. (LG8.1), (LG8.2) (EF15 

and 16); 

e. consider expanding Conditional Use Permit findings  for public facilities and institutional 

uses in residential areas (LG15.3); 

f. create consistency with any LCP updates to the OC zone to allow “visitor serving uses” 

and wineries and include more clarification on changes to nonconforming uses in OC zone. 

(Only if LCP update and amendments are considering this);  

g. consider creating requirements for storage containers (PODS) in residential zones. If they 

don’t need a building permit, can we regulate them? 
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h. consider creating requirements for storage containers in commercial zones.  Specify that 

it is considered square footage if enclosed, even if it does not require a Building Permit;  

i. consider auto repair in C-P with a Performance Standard Permit or Conditional Use Permit 

if work is all done within an enclosed building; and 

j. revise the CUP Ordinance to: 

i. Consider allowing some uses that currently require a CUP to be permitted without 
a CUP (either as an allowed use in an appropriate zone, or with a PSP) 

ii. Simplify CUP for day use facilities for kids, youth and seniors. (LG9.2), 

iii. Relocate secondary dwelling units from the CUP section. 
iv. Look at critical public infrastructure – such as Cater wells, reservoirs, etc, and 

consider a new zone classification to allow uses or consider changing the 

development process from Conditional Use Permits at the Planning Commission to 

Performance Standard Permits at the Staff Hearing Officer (currently additions of 

500 square feet or less are allowed to an existing Public Works facility in all 

residential zones and 500 to 1,000 square feet are allowed in R3/R-4 and PR zones 

for treatment and distribution facilities). 

 

6. Update Nonconforming Uses and Buildings to: 
a. avoid increasing the number of nonconforming properties and reduce the number of 

nonconforming situations (e.g. as a result of 1975 downzone and parking);  

b. revise standards so frequently requested modifications are now allowed by the standards 

where appropriate; 

c. consider allowing more changes in setbacks (e.g., allow new doors and windows in the 

front setback; allow change in location of windows and doors in setbacks) by right, or with 

administrative approval, or with a modification; 

d. provide incentives or standards for adaptive reuse of commercial buildings (assuming they 

do not meet parking requirements) (EF12); 

e. provide incentives or standards for reconstruction or rehabilitation of existing rental 
apartments at nonconforming General Plan densities and zoning standards. (H13.3); 

f. consider allowing demo/rebuild of nonconforming structures in the setback without a 

modification if decreasing the nonconformance (i.e., encroaches less into the setback); 

g. consider allowing nonconforming garages to expand to meet minimum dimensions in the 

required interior setback if not increasing the number of parking spaces provided or if 

making the parking requirement more conforming; 

h. clearly state that if a nonconforming building was demolished without a permit, then it 

cannot be rebuilt in its former nonconforming location.  Also, state that a nonconforming 

building permitted to be demolished has to be reconstructed or Building Permit issued 

within a certain timeframe to maintain its legal nonconforming status; 

i. consider separate sections for different nonconforming types (Open yard, solar, story, 

height, use, and parking);  

j. clarify that a lot with nonconforming mixed-use in a residential zone can add residential 

floor area as long as the residential density conforms to the current standard; 

k. consider changing the standards so that a modification is not necessary when making a 

conforming second story addition, or any conforming addition (which was the original 

intent); and 

l. consider allowing minor increases in height in the setback (like changing the orientation of 

the roof, or slight increases in pitch, or allowing a parapet, etc.). 
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7. Update Parking Standards and: 
a. look at ways to simplify the commercial parking standards and other standards (e.g., either 

1 space per 250 square feet or 1 space per 500 square feet) as much as possible; 

b. evaluate the CP Zone 1/200, to determine whether the parking standard should be 

maintained at 1/200 or made consistent with other commercial zones, given 1/200 is to 

avoid affecting the surrounding lower density residential; 

c. avoid creating nonconformance, reducing when possible, and consider changing how we 

handle nonconforming parking situations; 

d. simplify the parking standard for restaurants (1 space/3 seats, or 1/100 s.f. for fast food, 

outdoor seating). Consider standardizing for all restaurants to have the same parking 

requirement;   

e. fix odd differences in residential parking.  For example:  make parking requirements  

consistent (e.g. condominiums requiring covered parking, where condo conversions do 

not; parking requirements for multi-family units that are detached versus attached; and 

condo conversions currently do not refer you to parking ordinance that allows reduced 

parking for affordable and senior units); 

f. clarify standards for covered and uncovered parking in C-2 zone; 

g. make the zoning parking standards, zoning design standards for parking lots, and City of 

Santa Barbara Standards for Parking Design consistent; 

h. consider appropriate trigger for upgrades to non-conforming parking lots. Specifically 

landscaping and bike parking. Consider removing or revising the 50% rule (i.e. if an 

addition of 50% or greater is proposed, nonconforming parking must be brought up to 

current standards, including design standards); 

i. consider allowing parking in driveways in front of garages for properties that contain single 

family residences; and if so, consider limitations on driveway and turnaround widths to 

minimum needed; and 

j. consider increasing or eliminating garage size maximums, while continuing to include 

garage size as part of Neighborhood Preservation Ordinance FAR. 

 

B. The Following Are Not Included In Scope Of NZO Effort 

1. Form Based Codes 

2. Vacation Rentals 

3. Storm Water Management Program Changes 

4. Changes to Residential Density or Average Unit Density Ordinance, SBMC Chapter 28.20 

5. Growth Management Ordinance Amendments, SBMC Chapter 28.85  

6. Condominium Conversion Ordinance Amendments, SBMC Chapter 28.88 (H13.1 and H13.2)  

7. Open space standards (LG5.2)  

8. Mission Creek and Creek Setbacks, SBMC §28.87.250  

9. Inclusionary Housing Ordinance, SBMC Chapter 28.43, 2004 (H11.3) 

10. Design Overlays (LG12.1)  

11. Floor Area Ratios (LG12.2.b.)  

12. Transfer of Existing Development Rights Ordinance, SMBC Chapter 28.95, 1992 (LG2.4)  
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13. Illegal Dwelling Units (H20.5) 

14. Renewable Energy Technology Standards (ER6.5) 

15. Solar energy systems standards (ER6.6)  

16. CUP for cellular antennas 

17. The Sign Ordinance, Chapter 22.70 

18. Mobilehome and Permanent Recreational Vehicle Park Conversion Regulations, SBMC Chapter 

28.78  

19. HWMF Hazardous Waste Management Facility Overlay Zone, SBMC §28.75 

20. Adult Entertainment Facilities , SBMC Chapter 28.81 

21. Neighborhood Preservation Ordinance, SBMC Chapter 22.69 

22. Medical Cannabis Dispensaries, SBMC Chapter 28.80 
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